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Final Coastal Site Plan 

PLPZ 2021 00097 

Puckett Residence 

 

To raise (lift) the existing dwelling, 

construct a new deck, patio and new related 

site improvements 

Location: 47 Edgewater Drive 

Zone:  R-12 

Flood Zone(s): AE-15, AE-13 

Parcel Size: 7,270 sq. ft. (to mean high water)* 

 

Zoning Statistics 

 Existing Proposed Allowed/Required* 

GROSS SQ. FT: 1,475.47 2,272.64 2,290.05 sq. ft. 

FAR: 0.202 0.312 0.315 

FRONT SETBACK: 18.7 ft. 18.7 ft. 25 ft.* 

REAR SETBACK: >55 ft. +/-55 ft. 25 ft.* 

SIDE YARD 

SETBACKS: 
not provided 

5.9 ft. and 8.1 ft. 

Total of 14 ft. 

5 ft. min. Sum of both 

not less than 15 ft.* 

BUILDING 

HEIGHT: 
not provided 30 ft. ¼” 35 ft. 

# OF STORIES: not provided 2.5 2.5 

GREEN AREA: not provided 67.5%  55% 
* As an undersized lot in the R-12 Zone, the R-7 zone setback requirements apply per Sec. 6-9. 

 

APPLICATION SUMMARY 

The applicant is seeking Final Coastal Site Plan approval to make additions to, and raise 

(lift) the existing residential structure at 47 Edgewater Drive to meet the Base Flood 

Elevation (BFE) of the FEMA FIRM Maps.  In addition to the existing dwelling being 

raised and expanded, the applicant is proposing to construct a new, patio, and associated 

site improvements to accommodate the higher first floor in the Coastal Overlay Zone.  

The structure is within 100 ft. buffer of coastal resources and is in the AE-15 and AE-13 

Flood Zones.  A prior application was submitted as an Administrative application for 

review by Staff but was then been referred to the Commission by the Town Planner, post 

the investigation by the State’s DEEP regarding alleged work/fill in the tidal wetland 

area.  That application ran out of statutory time to be decided, before the applicant had a 

chance to revise plans and address concerns from the Commission, ZEO, Staff, and 

DPW.  This application has been refiled to seek site plan approval and address 

outstanding concerns.   

 

ISSUES/RECOMMENDATIONS 

1. ZONING- the ZEO had noted under the prior application that the proposal did not 

appear to meet zoning.  Those issues appear to have been addressed with the 

ZEO, and he has no further comments. 
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2. ENGINEERING – DPW has reviewed the proposed plans and noted some lesser 

issues to be addressed prior to permit issuance. 

3. COASTAL OVERLAY – as amended by the Commission on November 5, 2020, 

the Commission may require, where appropriate, a vegetated buffer on properties 

adjacent to coastal resources. The applicant has provided a coastal 

buffer/landscaping for the Commission’s consideration.  The Commission will 

need to determine in the subject action meets the intents and purposes of the 

Coastal Overlay Zone, (Sec. 6-111) and the Flood Hazard Overlay Zone (Sec. 6-

139.1) as well as the standard zoning criteria of Sec. 6-93 and 6-205. 

 

DEPARTMENTS COMMENTS 

ZEO    - see attached 

CONSERVATION  -  

ENGINEERING  - see attached 

SEWER   -  

DEEP    - see attached 

 

ZONING 

The proposed lift and additions to the current dwelling would appear to increase the gross 

floor area of the dwelling from 1,475.47 sq. ft. to 2,272.64 sq. ft. through additions to the 

home and expansion on the second floor.  The foundation of the home would be 

expanded/retrofitted to meet the requirements of Section 6-139.1 for fully enclosed 

spaces within an AE flood zone as flood venting is proposed.  The proposed plans would 

raise the first floor of the existing dwelling to 16 feet where 14 feet would meet the 

minimum requirements and comply with Section 6-139.1. The grade plan analysis 

provided notes that the standard grade plan of Sec. 6-134, is lower than the Flood Zone 

Grade Plane defined in Sec. 6-139.1(c)(22.1) which permits the applicant to determine 

their zoning compliance for height and stories from the AE-13 flood zone. 

 

The lot size is 7,270 sq. ft. (above mean high water), is on the north side of Edgewater 

Drive, and abuts Greenwich Cove to the north.  The existing elevations range from 3.4 ft. 

at the mean high water line, to 10.1 ft. near the front porch of the home.  The proposed 

development would change the grade onsite; all above elevation 7, and predominantly in 

the area around the foundation of the home and the proposed rear yard patio.  The 

property is located in the R-12 zone but is less than the minimum 12,000 sq. ft. lot area 

required in the zone.  Because the parcel is undersized (7,270 sq. ft.) the applicant may 

“step down” and utilize the R-7 Zone setbacks per the language of Section 6-9.   

 

The ZEO had noted in the prior application that the proposal did not appear to meet 

zoning.  Those issues have been addressed and the ZEO has no further comments. 

 

COASTAL RESOURCES AND STRUCTURES: 

The property is immediately adjacent to Greenwich Cove at the northern property line.  

The dwelling is entirely within the AE-13 flood zone with a proposed raised, patio and 

stairs in the rear yard appears to extend into the AE-15 flood zone.  Per the amended 
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language of Sec. 6-111, the standards for applications in the Coastal Overlay zone now 

contains the requirement to, “(6) Include a naturalized vegetated buffer to protect 

environmentally sensitive and/or ecologically valuable natural resources such as tidal 

wetlands, open water, slopes in excess of 25%, coastal bluffs and escarpments, beaches, 

and dunes. Plantings shall be predominantly native species and salt-tolerant. Where 

appropriate, the Commission may waive this requirement upon a finding that by virtue of 

the lot size, use, or relationship to and/or character of the coastal resources, the buffer 

will have no impact on mitigating adverse impacts.” 

The applicant has responded and proposed to supplement the vegetated buffer along the 

tidal creek coastline with native shrubs and ground cover.    

 

All though not required by the regulations, we note that the AE-15 flood zone is 

coincidental with FEMA’s Limit of Moderate Wave Action (or “LiMWA”).  FEMA 

strongly recommends that structures within the LiMWA be designed to meet the 

requirements as if they were with a VE flood zone.  The State’s DEEP commented on the 

proposal and noted no comments and considered the proposal a local matter.  Subsequent 

to the DEEP’s memo, it was brought to the State’s attention by a neighbor to the 

property, alleging fill and/or disturbance of the tidal wetlands below the coastal 

jurisdiction line of elevation 5.5.  The State looked into the matter and provided a report 

of their findings. The State did note, “In this area, I did see evidence of tidal wetland 

vegetation mixed with upland weeds. No work appears to have been completed to the 

shoreline structures as they are both in disrepair. However, the shoreline is not that steep 

and stable. The property owner has no interest in conducting any work to the shoreline at 

this time. I did find evidence that under the wetland/upland grasses some gravel pea 

stone has been placed. However, this is not significant enough of an activity for the 

Department to take action at this time. The property owner has been cautioned that the 

placement of any material waterward of the CJL requires prior authorization from the 

Department.”  The matter of the upland work was again referred back to Department 

Staff.  

 

In addition to this, the applicant has had an analysis done by a coastal engineer to 

determine if wave action may occur as a result of the proposal.  The engineer found no 

issues created by the construction as it related to potential limited wave action.  The also 

certified that the proposed would not raise the base flood elevation of the site or vicinity. 

 

As the Commission is aware, development in the Coastal Overlay Zone must be reviewed 

for consistency with Sec. 6-111(D) of the Town’s Building Zone Regulations, in addition 

to the applicable zoning standards for residential properties in the R-12 zone.   

 

DRAINAGE 

The proposed action represents less than 1,000 sq. ft. of new impervious area and 

therefore qualifies as a drainage exemption under the Town’s Stormwater Management 

standards.  An under drained permeable terrace system is proposed to be installed to treat 

stormwater runoff from the increased and new impervious area. The goal of the design is 

to guarantee a zero increase in peak flow to all points of concern for the 1-25 year storms. 
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The remaining additions will be disconnected via splash pads. The remainder of the site 

is designed to continue to maintain existing drainage patterns.  Given the limited space 

and concerns about the affects the structures may have to local flooding issues, the plans 

have been reviewed by the Town’s DPW for confirmation of their consistency with the 

Town’s drainage manual, and best practices.   DPW has noted that prior to the issuance of 

a building permit, a video inspection of the existing drain line across the subject property 

(from the catch basin at the driveway to the outfall) shall be completed and submitted for 

review.  Prior to the Certificate of Occupancy and after all work has been completed on 

the site, a video inspection of the same drain line will again need to be completed and 

submitted for review. If the pipe is damaged, it will need to be repaired as directed by the 

Town of Greenwich   

 

Under the prior application it was noted that the width of the current driveway was in 

question as it does not appear to match the latest data with the Town.  It appeared that 

some impervious surface areas being counted as existing, may need to be counted as 

“new” since the work might not have been permitted.  The applicant has revised this issue 

and has provided an analysis starting from the permitted work, and incorporating any 

unpermitted work as part of the proposal or just removed without credit as and “existing 

condition”.  

 

Abutting property owners have raised concerns that this elevated terrace with subsurface 

detention would possibly lead to stormwater issues on their properties as it would appear 

to hold water, above the elevation of their adjacent property and foundations.  They also 

have raised concerns that the addition of this raised terrace would divert or direct possible 

flood waters towards their property, adversely impacting them.   

 

APPLICABLE REGULATIONS 

Section 6-5, 6-9, 6-13 through 6-15, 6-93, 6-111, 6-139.1 and 6-205. 
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1. THE FOUNDATIONS HAVE BEEN DESIGNED TO BEAR ON UNDISTURBED, INORGANIC SOIL HAVING A PRESUMPTIVE THE FOUNDATIONS HAVE BEEN DESIGNED TO BEAR ON UNDISTURBED, INORGANIC SOIL HAVING A PRESUMPTIVE BEARING VALUE OF 4,000 PSF. SUCH BEARING STRATA IS ANTICIPATED AT THE BOTTOM OF FOOTING ELEVATIONS NOTED ON THE FOUNDATION PLAN. ALL BEARING STRATA SHALL BE REVIEWED BY THE ENGINEER PRIOR TO POURING CONCRETE TO VERIFY THE PRESUMED BEARING VALUE. 2. THE BOTTOM OF EXTERIOR FOOTINGS SHALL BE AT LEAST 3'-6" BELOW FINISHED GRADE. THE BOTTOM OF EXTERIOR FOOTINGS SHALL BE AT LEAST 3'-6" BELOW FINISHED GRADE. 3. ALL SOIL SURROUNDING AND UNDER FOOTINGS SHALL BE PROTECTED FROM FREEZING AND FROST ACTION DURING ALL SOIL SURROUNDING AND UNDER FOOTINGS SHALL BE PROTECTED FROM FREEZING AND FROST ACTION DURING THE COURSE OF CONSTRUCTION. 4. WHERE REQUIRED, THE BACKFILL MATERIAL SHALL BE A UNIFORMLY GRADED MIXTURE OF SAND AND GRAVEL WHERE REQUIRED, THE BACKFILL MATERIAL SHALL BE A UNIFORMLY GRADED MIXTURE OF SAND AND GRAVEL WEIGHING NO LESS THAN 110 PCF DRY DENSITY AFTER COMPACTION IN PLACE. THIS MIXTURE SHALL BE UNIFORMLY GRADED, HAVING NO STONE GREATER THAN 3" IN ANY ONE DIMENSION, AND WITH LESS THAN 10% BY WEIGHT PASSING A #200 SIEVE. THE FILL SHALL BE PLACED IN MAXIMUM LIFTS OF 12 INCHES BEFORE COMPACTION. EACH LIFT SHALL BE COMPACTED WITH THE APPROPRIATE EQUIPMENT TO A MINIMUM OF 95% OF ITS MAXIMUM DENSITY AT OR NEAR OPTIMUM MOISTURE IN PLACING AND COMPACTING BACKFILL MATERIAL. DO NOT DAMAGE OR DISPLACE CONCRETE WORK ALREADY IN PLACE. DO NOT CONTACT CONCRETE WITH COMPACTION MACHINERY, OR SUBJECT IT TO OVERTURNING LOADS FROM HEAVY COMPACTING LOADINGS OR ANY OTHER CAUSE. PLACE FILL AGAINST CONCRETE AT AN EQUAL RATE, COMPACTING IT UNIFORMLY ON BOTH SIDES, USING HAND OR SAMM MECHANICAL TAMPERS. 
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1. ALL SILL PLATES SHALL BE "PRESSURE TREATED", SIZE AS SHOWN ON THE DRAWINGS, WITH "SILL ALL SILL PLATES SHALL BE "PRESSURE TREATED", SIZE AS SHOWN ON THE DRAWINGS, WITH "SILL SEALER" BELOW. 2. ALL OTHER FRAMING LUMBER BEARING DIRECTLY ON CONCRETE SHALL BE "PRESSURE TREATED". ALL OTHER FRAMING LUMBER BEARING DIRECTLY ON CONCRETE SHALL BE "PRESSURE TREATED". 3. ALL VISUALLY GRADED STRUCTURAL LUMBER AND WOOD CONSTRUCTION SHALL CONFORM TO THE ALL VISUALLY GRADED STRUCTURAL LUMBER AND WOOD CONSTRUCTION SHALL CONFORM TO THE "NATIONAL DESIGN SPECIFICATION FOR WOOD CONSTRUCTION" AND ITS SUPPLEMENT "DESIGN VALUES FOR WOOD CONSTRUCTION".  4. MAINTAIN A MINIMUM 2" AIRSPACE BETWEEN MASONRY @ CHIMNEY SIDES AND WOOD FRAMING. MAINTAIN A MINIMUM 2" AIRSPACE BETWEEN MASONRY @ CHIMNEY SIDES AND WOOD FRAMING. MAINTAIN A MINIMUM 4" AIRSPACE BETWEEN MASONRY @ CHIMNEY BEHIND FIREBOX AND WOOD FRAMING. 5. LIVE LOADS: LIVE LOADS: FIRST FLOOR:  40 PSF 40 PSF SECOND FLOOR:           30 PSF 30 PSF ATTIC FLOOR:              30 PSF 30 PSF ROOF:                      35 PSF GROUND SNOW LOAD 35 PSF GROUND SNOW LOAD                 WIND LOAD:                 BASIC WIND SPEED, 3 SECOND GUSTS=100 MPH 6. ALL FRAMING LUMBER SHALL BE DOUGLAS FIR #2 OR BETTER WITH THE FOLLOWING ALLOWABLE ALL FRAMING LUMBER SHALL BE DOUGLAS FIR #2 OR BETTER WITH THE FOLLOWING ALLOWABLE STRESSES (MINIMUMS): Fb = 875 PSI BASE VALUE     E = 1,600,00 PSI 7. LAMINATED VENEER LUMBER BEAMS (MICRO-LAMS) AS MANUFACTURED BY TRUSS JOIST LAMINATED VENEER LUMBER BEAMS (MICRO-LAMS) AS MANUFACTURED BY TRUSS JOIST CORPORATION AND SHALL HAVE THE FOLLOWING ALLOWABLE STRESSES (MINIMUMS): 1.9 E  MICROLAM  LVL   BY TRUSS JOIST CORP. Fb 2,600 PSI       E = 2,000,000 PSI 8. FRAMING DIMENSIONS ARE TYPICALLY TO FACE OF STUD. FRAMING DIMENSIONS ARE TYPICALLY TO FACE OF STUD. 9. INTERIOR PARTITIONS ARE TYPICALLY 2X4'S AT 16" ON CENTER, UNLESS OTHERWISE NOTED. INTERIOR PARTITIONS ARE TYPICALLY 2X4'S AT 16" ON CENTER, UNLESS OTHERWISE NOTED. 10. EXTERIOR PARTITIONS ARE TYPICALLY 2X6'S AT 16" ON CENTER, UNLESS OTHERWISE NOTED. EXTERIOR PARTITIONS ARE TYPICALLY 2X6'S AT 16" ON CENTER, UNLESS OTHERWISE NOTED. 11. HEADER SCHEDULE, UNLESS NOTED OTHERWISE: HEADER SCHEDULE, UNLESS NOTED OTHERWISE: INTERIOR (2) 2X10'S (UP TO 4'-0" OPENINGS) EXTERIOR (3) 2X10'S (UP TO 5'-0" OPENINGS) 12. PLYWOOD SHEATHING FOR EXTERIOR WALLS AND ROOF SHALL BE CDX EXPOSURE #1 WITH EXTERIOR PLYWOOD SHEATHING FOR EXTERIOR WALLS AND ROOF SHALL BE CDX EXPOSURE #1 WITH EXTERIOR GLUE AS GRADED BY AMERICAN PLYWOOD ASSOCIATION (APA).  PLYWOOD THICKNESSES TO BE AS SHOWN ON THE DRAWINGS.   13. FLOOR SHEATHING SHALL BE  " TONGUE AND GROOVE, "STURD-I-FLOOR" EXPOSURE #1 PLYWOOD AS FLOOR SHEATHING SHALL BE  " TONGUE AND GROOVE, "STURD-I-FLOOR" EXPOSURE #1 PLYWOOD AS 34" TONGUE AND GROOVE, "STURD-I-FLOOR" EXPOSURE #1 PLYWOOD AS GRADED BY APA.  ALL FLOOR PLYWOOD TO BE GLUED AND SCREWED AS PER MANUFACTURER INSTRUCTIONS. 14. ALL PLYWOOD AND PLYWOOD CONSTRUCTION SHALL CONFORM TO THE "PLYWOOD DESIGN ALL PLYWOOD AND PLYWOOD CONSTRUCTION SHALL CONFORM TO THE "PLYWOOD DESIGN SPECIFICATIONS", APPLICABLE EDITION AND ITS SUPPLEMENTS BY THE AMERICAN PLYWOOD ASSOCIATION. 15. PLYWOOD SHEATHING SHALL BE INSTALLED WITH ITS FACE GRAIN PERPENDICULAR TO THE PLYWOOD SHEATHING SHALL BE INSTALLED WITH ITS FACE GRAIN PERPENDICULAR TO THE SUPPORTING MEMBERS AND WITH A MINIMUM TWO SPAN CONDITION.  16. LATERAL BRACING: AT FLOOR FRAMING PROVIDE 1X3 CROSS-BRACING OR SOLID BLOCKING AT LATERAL BRACING: AT FLOOR FRAMING PROVIDE 1X3 CROSS-BRACING OR SOLID BLOCKING AT MID-SPAN OF JOISTS UP TO 15'-0", AND AT ONE-THIRD POINTS (2 ROWS) AT JOIST SPANS OF GREATER THAN 15'-0". 17. PROVIDE DOUBLE JOISTS BELOW ALL PARALLEL PARTITIONS. PROVIDE DOUBLE JOISTS BELOW ALL PARALLEL PARTITIONS. 18. PROVIDE 1 ROW OF SOLID BLOCKING (STAGGERED AND END NAILED) AT MID-SPAN OF ALL PROVIDE 1 ROW OF SOLID BLOCKING (STAGGERED AND END NAILED) AT MID-SPAN OF ALL PARTITIONS 9'-0" IN HEIGHT OR GREATER. 19. PROVIDE SOLID BLOCKING FOR FIRE-STOPPING AT FLOOR LINES. PROVIDE SOLID BLOCKING FOR FIRE-STOPPING AT FLOOR LINES. 20. PROVIDE SOLID BLOCKING BELOW ALL BEAMS AND HEADERS, WIDTH TO MATCH BEAM ABOVE. PROVIDE SOLID BLOCKING BELOW ALL BEAMS AND HEADERS, WIDTH TO MATCH BEAM ABOVE. MINIMUM 3" BEARING (2 JACK STUDS @ WINDOW & DOOR OPENINGS). 21. EXTERIOR LUMBER: ALL EXTERIOR EXPOSED FRAMING, INCLUDING DECK FRAMING, SHALL UTILIZE EXTERIOR LUMBER: ALL EXTERIOR EXPOSED FRAMING, INCLUDING DECK FRAMING, SHALL UTILIZE "PRESSURE TREATED" LUMBER, UNLESS SPECIFIED OTHERWISE ON THE DRAWINGS. 22. ALL JOIST HANGERS, HURRICANE CLIPS AND OTHER CONNECTORS TO BE MINIMUM 18 GAUGE, ZINC ALL JOIST HANGERS, HURRICANE CLIPS AND OTHER CONNECTORS TO BE MINIMUM 18 GAUGE, ZINC COATED STEEL, SIZED AS REQUIRED FOR MEMBER CONNECTED. 23. ALL NAILING SHALL CONFORM TO RECOMMENDED NAILING SCHEDULE OF APPLICABLE STATE ALL NAILING SHALL CONFORM TO RECOMMENDED NAILING SCHEDULE OF APPLICABLE STATE BUILDING CODE OR OTHER CONTROLLING JURISDICTION. 24. ALL JOIST HANGERS, HURRICANE CLIPS AND OTHER CONNECTORS TO BE MINIMUM 18 GAUGE, ZINC ALL JOIST HANGERS, HURRICANE CLIPS AND OTHER CONNECTORS TO BE MINIMUM 18 GAUGE, ZINC COATED STEEL, SIZED AS REQUIRED FOR MEMBER CONNECTED.
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1. CONCRETE DIMENSIONS ARE TYPICALLY TO FACE OF WALL. CONCRETE DIMENSIONS ARE TYPICALLY TO FACE OF WALL. 2. ALL CONCRETE SHALL BE PER DRAWINGS AND CONFORM TO ALL THE REQUIREMENTS OF A.C.I. "BUILDING CODE ALL CONCRETE SHALL BE PER DRAWINGS AND CONFORM TO ALL THE REQUIREMENTS OF A.C.I. "BUILDING CODE REQUIREMENTS FOR STRUCTURAL CONCRETE". ALL DETAILING, FABRICATION AND ERECTION OF REINFORCING BARS, UNLESS NOTED OTHERWISE, MUST FOLLOW THE LATEST A.C.I. "MANUAL OF STANDARD PRACTICE FOR DETAILING REINFORCED CONCRETE STRUCTURES" AS REFERENCED IN THE CURRENT IRC BUILDING CODE. 3. ALL CONCRETE SLABS SHALL BE MINIMUM 4" THICK, UNLESS NOTED OTHERWISE, WITH 6X6 1.4/1.4 W.W.M. WELDED ALL CONCRETE SLABS SHALL BE MINIMUM 4" THICK, UNLESS NOTED OTHERWISE, WITH 6X6 1.4/1.4 W.W.M. WELDED WIRE FABRIC, PLACED OVER 6 MIL POLYETHYLENE VAPOR BARRIER OVER A MINIMUM 6" BED OF COMPACTED GRAVEL. 4. PROVIDE EXPANSION JOINT MATERIAL AT PERIMETER WHERE SLABS ABUT OTHER CONCRETE OR MASONRY PROVIDE EXPANSION JOINT MATERIAL AT PERIMETER WHERE SLABS ABUT OTHER CONCRETE OR MASONRY MATERIAL. 5.   ALL STEEL REINFORCING INDICATED ON THESE DRAWINGS SHALL CONFORM TO ASTM A615  GRADE 60, SIZES AS ALL STEEL REINFORCING INDICATED ON THESE DRAWINGS SHALL CONFORM TO ASTM A615  GRADE 60, SIZES AS SHOWN ON THE DRAWINGS.  WELDED WIRE FABRIC SHALL CONFORM TO ASTM 185.  SEE DRAWINGS FOR LOCATIONS OF REINFORCEMENT. NO WELDING OF REINFORCEMENT SHALL BE PERMITTED. 6.   PROVIDE ANCHOR BOLTS, SIZES AS INDICATED (MIN. 1/2" DIAMETER) ON THESE DRAWINGS, AT TOP OF CONCRETE PROVIDE ANCHOR BOLTS, SIZES AS INDICATED (MIN. 1/2" DIAMETER) ON THESE DRAWINGS, AT TOP OF CONCRETE FOUNDATION WALLS AT MAXIMUM 1'-0" FROM CORNERS AND MAXIMUM 4'-0" O.C. FOR BALANCE OF PERIMETER WALLS, TWO PER PLATE MINIMUM. 7.   ALL CONCRETE FOOTINGS SHALL BEAR ON UNDISTURBED VIRGIN SOIL WITH PRESUMPTIVE BEARING CAPACITY ALL CONCRETE FOOTINGS SHALL BEAR ON UNDISTURBED VIRGIN SOIL WITH PRESUMPTIVE BEARING CAPACITY OF 4,000 PSF. 8.   STEP CONCRETE FOOTINGS AT ELEVATION CHANGES AT MAXIMUM RATIO OF ONE VERTICAL UNIT TO TWO STEP CONCRETE FOOTINGS AT ELEVATION CHANGES AT MAXIMUM RATIO OF ONE VERTICAL UNIT TO TWO HORIZONTAL UNITS.  PLACE LOWER FOOTING PORTIONS FIRST. 9.   AT CONCRETE FROST WALLS, BOTTOM OF FOOTING TO BE SET AT MINIMUM 3'-6" DISTANCE BELOW FINISH GRADE. AT CONCRETE FROST WALLS, BOTTOM OF FOOTING TO BE SET AT MINIMUM 3'-6" DISTANCE BELOW FINISH GRADE. 10.  FOR TYPICAL CONCRETE FOUNDATION WALL, FROST WALL AND FOOTING SIZES, REFER TO DRAWINGS. FOR TYPICAL CONCRETE FOUNDATION WALL, FROST WALL AND FOOTING SIZES, REFER TO DRAWINGS. 11.    IF CONCRETE IS TO BE POURED IN COLD WEATHER CONDITIONS, THE CONTRACTOR IS RESPONSIBLE TO IF CONCRETE IS TO BE POURED IN COLD WEATHER CONDITIONS, THE CONTRACTOR IS RESPONSIBLE TO IMPLEMENT ADEQUATE CONCRETE PROTECTION PROCEDURES. CONCRETE SLABS SHALL BE PROTECTED FROM LOSS OF SURFACE MOISTURE FOR NOT LESS THAN 7 DAYS BY USING A CURING COMPOUND CONFORMING TO ASTM C-309 OR WET BURLAP OR A PLASTIC MEMBRANE. 12.   CONCRETE FOUNDATION WALLS THAT EXCEED 8'-0" IN HEIGHT MUST BE REINFORCED WITH STEEL DESIGNED BY CONCRETE FOUNDATION WALLS THAT EXCEED 8'-0" IN HEIGHT MUST BE REINFORCED WITH STEEL DESIGNED BY A LICENSED STRUCTURAL ENGINEER. 13.   ALL CONCRETE SHALL HAVE MINIMUM 28 DAY COMPRESSIVE STRENGTH (f'c) OF 3,500 PSI.     ALL CONCRETE SHALL HAVE MINIMUM 28 DAY COMPRESSIVE STRENGTH (f'c) OF 3,500 PSI.     14.   FOUNDATION BACKFILL SHALL NOT TAKE PLACE UNTIL FIRST FLOOR DECK FRAMING IS COMPLETE AND FLOOR FOUNDATION BACKFILL SHALL NOT TAKE PLACE UNTIL FIRST FLOOR DECK FRAMING IS COMPLETE AND FLOOR SHEATHING IS INSTALLED. 15.      NO ADMIXTURES OTHER THAN ENTRAINED AIR ARE PERMITTED WITHOUT THE ENGINEER'S WRITTEN APPROVAL. CONCRETE EXPOSED TO WEATHER, SUCH AS FOUNDATION WALLS, SHALL CONTAIN 5% (+/-) ENTRAINED AIR. THE USE OF CALCIUM CHLORIDE IS NOT PERMITTED.  16.     WHERE REQUIRED, THE BACKFILL MATERIAL SHALL BE A UNIFORMLY GRADED MIXTURE OF SAND AND GRAVEL WEIGHING NO LESS THAN 110 PCF DRY DENSITY AFTER COMPACTION IN PLACE. THIS MIXTURE SHALL BE UNIFORMLY GRADED, HAVING NO STONE GREATER THAN 3 INCHES IN ANY ONE DIMENSION, AND WITH LESS THAN 10% BY WEIGHT PASSING A #200 SIEVE. THE FILL SHALL BE PLACED IN MAXIMUM LIFTS OF 12 INCHES BEFORE COMPACTION. EACH LIFT SHALL BE COMPACTED WITH APPROPRIATE EQUIPMENT TO A MINIMUM OF 95% OF ITS MAXIMUM DENSITY AT OR NEAR OPTIMUM MOISTURE IN PLACING AND COMPACTING BACKFILL MATERIAL. DO NOT DAMAGE OR DISPLACE CONCRETE WORK ALREADY IN PLACE. DO NOT CONTACT CONCRETE WITH COMPACTION MACHINERY, OR SUBJECT IT TO OVERTURNING LOADS FROM HEAVY COMPACTING LOADINGS OR ANY OTHER CAUSE. PLACE FILL AGAINST CONCRETE AT AN EQUAL RATE, COMPACTING IT UNIFORMLY ON BOTH SIDES, USING HAND OR SAMM MECHANICAL TAMPERS.  17.     CONCRETE BLOCK SHALL BE LIGHTWEIGHT, HOLLOW LOAD BEARING MASONRY UNITS CONFORMING TO ASTM C-90, GRADE N-1, EXCEPT THEY MUST HAVE A MINIMUM ULTIMATE COMPRESSIVE STRENGTH OF 1,900 PSI ON THE NET AREA OF THE UNITS. 18.     MORTAR SHALL BE TYPE "M" OR "S" AND CONFORM TO ASTM C-270. 19.     COARSE GROUT USED IN WALLS SHALL CONFORM TO ASTN C-475. 20.    CEMENT USED IN MORTAR AND GROUT SHALL CONFORM TO ASTM C-150. 21.     REINFORCING STEEL SHALL CONFORM TO ASTM A-615, GRADE 60. 22.     HORIZONTAL JOINT REINFORCEMENT SHALL BE DUR-O-WALL TRUSS TYPE, OR AN APPROVED EQUAL. PROVIDE HORIZONTAL JOINT REINFORCEMENT AT EVERY OTHER COURSE. 
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1. CONTRACTOR IS TO VERIFY ALL CONDITIONS IN THE FIELD PRIOR TO THE COMMENCEMENT OF WORK, AND CONTRACTOR IS TO VERIFY ALL CONDITIONS IN THE FIELD PRIOR TO THE COMMENCEMENT OF WORK, AND REPORT ANY DISCREPANCIES TO THE ARCHITECT OR OWNER AS SOON AS THEY ARE DISCOVERED. 2. ALL DEMOLITION AND CONSTRUCTION WORK SHALL CONFORM TO APPLICABLE CODES AND REQUIREMENTS OF ALL DEMOLITION AND CONSTRUCTION WORK SHALL CONFORM TO APPLICABLE CODES AND REQUIREMENTS OF UTILITY COMPANIES AND AUTHORITIES HAVING JURISDICTION. 3. AS REQUIRED DURING THE COURSE OF THE WORK, THE CONTRACTOR SHALL ERECT AND MAINTAIN TEMPORARY AS REQUIRED DURING THE COURSE OF THE WORK, THE CONTRACTOR SHALL ERECT AND MAINTAIN TEMPORARY BRACING, CLOSURES, SHORING, LIGHTS, BARRICADES, WARNING SIGNS, AND OTHER PROTECTIONS, ALL IN ACCORDANCE WITH APPLICABLE RULES AND REGULATIONS. UTILIZE TEMPORARY BRACING AND SHORING WHERE NECESSARY TO PREVENT COLLAPSE OF THE STRUCTURE OR PARTS THEREOF. AT ALL TIMES TAKE ANY NECESSARY PRECAUTIONS TO SAFEGUARD EXISTING STRUCTURES, UTILITIES, AND SITE IMPROVEMENTS AGAINST DAMAGE. ANY ITEMS DAMAGED BY THE CONTRACTOR'S OPERATIONS DURING THE COURSE OF THE WORK SHALL BE REPAIRED OR REPLACED AS REQUIRED. THE REVIEW OF THE CONSTRUCTION BY THE ENGINEER IS FOR CONFORMANCE WITH DESIGN ASPECTS ONLY, NOT TO REVIEW THE CONTRACTOR'S CONSTRUCTION PROCEDURES. LACK OF COMMENT ON THE PART OF THE ENGINEER WITH REGARD TO CONSTRUCTION PROCEDURES IS NOT TO BE INTERPRETED AS APPROVAL OF THOSE PROVISIONS. 4. THE OWNER HAS THE RIGHT TO ALL ITEMS THAT ARE TO BE REMOVED FROM THE STRUCTURE. THE CONTRACTOR THE OWNER HAS THE RIGHT TO ALL ITEMS THAT ARE TO BE REMOVED FROM THE STRUCTURE. THE CONTRACTOR SHALL CONSULT THE OWNER PRIOR TO DISPOSING OR REMOVING ANY ITEMS FROM THE SITE.  5. ALL DEMOLITION AND CONSTRUCTION DEBRIS SHALL BE NEATLY STORED IN A CONTAINER AND REMOVED FROM ALL DEMOLITION AND CONSTRUCTION DEBRIS SHALL BE NEATLY STORED IN A CONTAINER AND REMOVED FROM THE SITE AS IT ACCUMULATES. DO NOT STORE, SELL, BURN, OR OTHERWISE DISPOSE OF DEBRIS ON THE SITE EXCEPT AS APPROVED BY THE OWNER. REMOVE ALL MATERIALS IN SUCH A MANNER AS TO PREVENT SPILLAGE. KEEP ALL PAVEMENTS AND AREAS ADJACENT TO AND LEADING FROM THE SITE CLEAN AND FREE OF MUD, DIRT, AND DEBRIS AT ALL TIMES. DISPOSE OF ALL DEMOLITION MATERIALS OFF-SITE IN A LEGAL MANNER.
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difference that needs to be reconciled as it is the basis for the permeability 
calculation. 

 The proposed building, at 2272 sq. ft., has a 45% larger impermeable 
footprint than the current 1568 sq. ft. building. In addition, there is a 560 
sq.ft. reservoir/terrace in the backyard with unknown hydrostatic mass. 
This, along with the above noted numerous additional impermeable 
features and generally poor soil drainage conditions, creates a 
compromised permeability and hydrostatic pressure situation.  

Continuation of a “business as usual” regulatory approach to the obvious 
impacts of rising sea level and intense storms is already harming Greenwich 
homeowners – it is time to pause coastal development and implement 
protections that reflect this new situation. 

 
4. The various components of Application 2.0’s permeability calculation impacts 

our properties as follows:  

 The size and mass of the significantly expanded dwelling having R12/R7 
non‐conforming stepdown setbacks paired with construction of a sizeable 
reservoir/terrace in a Coastal Overlay Zone that would be inundated during 
a major storm threatens our property’s ability to absorb and process major 
flooding.  

 The Application 2.0 impermeability calculations (see 2, above and our 
11/15 Impervious Area Calculations chart) and the resulting need for such a 
large elevated, industrial structure that will shed excess volumes of 
stormwater onto our properties and create additional hydrostatic pressure 
on our foundations is problematic and creates a precedent for coastal 
residential development. 

 This proposed solution uses our stormwater processing capacity to mitigate 
the applicant’s drainage problems while exacerbating our storm flooding 
problem.  

We reiterate that, in the face of more frequent and intense storm events paired 
with sea level rise, this is not a sustainable solution. 

 
We appreciate the opportunity to provide these inputs. We also ask that, since 
some time has passed since we submitted our 11/15/21 2.0 Comments and 
Questions, you review that document to refresh your full understanding of our 
perspective.  




